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REPLACE: Fairfax County Comprehensive Plan, 2017 Edition, Area I Volume, Lincolnia  
    Planning District, amended through 7-31-2018: 
 

 
 
 
 
 

Figure 9 
Existing Land Use (2018) and Estimate of Planned Development Potential in the CBC  

 
Land Use Category 2018 Existing Use Comprehensive Plan Potential  

Residential 1,930 dwelling units 3,398 dwelling units 
Non-residential   

Office 130,788 gsf  175,788 gsf 
Retail 586,256 gsf  373,100 gsf 
Institutional 25,293 gsf 25,293 gsf 

Total 742,337 gsf  & 
1,930 dwelling units  

574,181 gsf  & 
3,398 dwelling units 

Note 1: Development potential is inclusive of redevelopment options and approximate. 
Note 2: The residential development potential does not include housing bonuses allowed under 
the Affordable Dwelling Unit (ADU) Ordinance and Board of Supervisorsô Workforce Housing 
Policy (WDU). 
Note 3: The Plan recommends flexibility among the types of non-residential uses as described in 
the following section. 
 

LINCOLNIA COMMUNITY BUSINESS CENTER (CBC)  FIGURE X 
Land Units and Sub-Units 
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Development Potential  
 
 Figure 10 depicts the Opportunity Area development potential inclusive of redevelopment 
options. Additional details about the baseline level of development and redevelopment options are 
contained in the land unit recommendations.  Flexibility among non-residential uses is appropriate 
provided the overall vision of a vibrant mixed-use community is achieved and multimodal 
transportation needs are addressed.   
 
 

Figure 10: Existing Land Use (2018) and Estimate of Planned Development Potential in the 
Opportunity Area  

 
Land Use Category 2018 Existing Use Comprehensive Plan  Potential  

Residential 0 dwelling units 1,468 dwelling units 
Non-residential 684,500 gsf 516,500 gsf  

Office 98,400 gsf  143,400 gsf 
Retail 586,256 gsf  373,100 gsf 

Total 684,500 gsf  
516,500 gsf & 
1,468 dwelling units 

Note 1: Development potential is inclusive of redevelopment option and approximate. 
Note 2: The residential development potential does not include housing bonuses allowed under 
the Affordable Dwelling Unit (ADU) Ordinance and Board of Supervisorsô Workforce Housing 
Policy (WDU). 
Note 3: The Plan recommends flexibility among the types of non-residential uses as described in 
the section that follows. 
 
 
Planning Approach within the Opportunity Area  

A form-based approach to incentivize redevelopment in the Opportunity Area is expressed 
through recommended building form, design, and building heights to describe the development 
potential of properties in lieu of more traditional FAR limitations. The amount of building area 
allocated to any given property or assemblage will also be established by the allotted total square 
footage for a sub-unit, parking needs, street connections and other criteria which may further affect 
the buildable area. This approach emphasizes the importance of site design and project viability 
considerations. While the plan aims to maintain a variety of uses, some flexibility may be 
appropriate when determining the amount and type of specific nonresidential uses for each site in 
order to achieve plan objectives, so long as the total square footage for the sub-unit is not exceeded 
and the overall character and functionality that is typically derived from a variety of uses is 
preserved. Any individual development will be evaluated in accordance with the criteria contained 
in the Comprehensive Plan and demonstrate the ability to provide high quality redevelopment of 
these areas.  
 
Building Heights 
Building heights within the Lincolnia CBC are arranged to focus highest intensity development 
along Little River Turnpike and in  the eastern portion  of the CBC. Building heights are expected 
to taper down to the lower density communities within and adjacent to the Opportunity Area. 
Portions of the Opportunity Area that border lower scale residential uses should transition to lower 
heights consistent with the Maximum Building Heights Map to address impacts of scale. See 
Figure 11 ï Building Heights Map 
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Urban Street Network Design 
 
 
Land Unit Recommendations 

The Lincolnia CBC is divided into land units for the purpose of organizing the land use 
recommendations as shown in Figure X. the Opportunity Area  is recommended to redevelop 
with  mixed-use focal points  comprised of residential use that is mostly multi-family in type, 
community-serving retail and office uses, and parks and recreational spaces. Transitional Areas 
are not immediately planned for redevelopment; however, redevelopment opportunities could be 
considered in the future through a separate study process. Minimal Change Areas should retain 
their existing uses and are not planned for redevelopment. 
 

The redevelopment of the Opportunity Area could occur in over time. Consolidation of 
entire sub-units or one or more individual sub-units is highly desirable, although it is recognized 
that achievement of this objective will be influenced by market and other factors. Where full 
consolidation is not feasible, it is expected that proposals will demonstrate that development will 
not prevent unconsolidated parcels from developing at the maximum planned potential, and 
demonstrate how coordinated development could occur over time. 

 
  

LINCOLNIA COMMUNITY BUSINESS CENTER (CBC)  FIGURE X 
Maximum Building Heights 
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Land Unit A  
Land Unit A is approximately 26.6 acres and is bounded by N. Beauregard Street, Lincolnia Road 
and Chambliss Street to the north and west, Little River Turnpike to the south and the Fairfax 
County border with the City of Alexandria to the east. The area is entirely characterized by 
community serving retail uses with the Plaza at Landmark Shopping Center shopping center as the 
predominant site. At the  baseline, this area is generally planned for and developed with retail and 
other commercial uses up to an intensity of  .50 FAR.  
 
Land Unit A is the focal point for the Lincolnia CBC, and captures the highest share of 
development intensity within the Lincolnia CBC. As an option, Land Unit A is planned for mixed 
use development up to a maximum of 283,000 sf of primarily ground floor retail, 120,000 sf of 
office, and 1,120,000 sf of primarily multifamily residential use. Significant parcel consolidation 
is encouraged. Redevelopment should emphasize good urban design in conformance with a new 
internal grid of streets, enhanced pedestrian corridors, and a central public urban greenspace. 
Maximum building heights range from 4 stories to 12 stories. Taller building heights should be 
located to the east closer to I-395 and Little River Turnpike. Building heights should taper in 
proximity to existing lower density residential uses to the north and west. An opportunity exists 
for a signature building that can serve as a focal point for the area.  
 
Land Unit B 
Land Unit B is approximately 11.3 acres and is bounded by Little River Turnpike to the north, 
Lincoln Avenue, to the west, 8th Street to the south, and the Fairfax County border with the City 
of Alexandria to the east. The area includes a variety of uses such as the Beauregard Square Office 
Park, the New Grand Shopping Center with community serving retail, and the Towers at 
Morningside, a multifamily, garden-style apartment community. 
 
 
Subunit B-1 
Subunit B-1 is approximately. 7.3 acres and is bounded by Little River Turnpike to the north, 
Beauregard St. to the west, and the Fairfax County border with the City of Alexandria to the east. 
The subunit primarily consists of the New Grand Mart Shopping Center and adjacent community 
serving office and retail uses. At the baseline, this area is planned for and developed with retail 
and other commercial uses up to a .25 FAR.  
 
As part of the Opportunity Area, Subunit B-1 provides an option for mixed-use development 
including residential use up to a maximum of 266,200 sf with up to 50,000 sf of ground-floor retail. 
Redevelopment is recommended to include full parcel consolidation within the subunit (tax map 
parcels, 72-4((1))14, 72-4((1))15, and 72-4((1))17A). Redevelopment of this subunit should 
provide transportation improvements consistent with planned transportation recommendations for 
the Lincolnia CBC, including but not limited to, the extension of Oasis Drive south of Little River 
Turnpike, and the extension of Bragg Street to the west providing a new connection with 
Beauregard St. Additionally, inter-parcel pedestrian access is encouraged to the south and east, 
where applicable. Maximum building heights within subunit B-1 range from 4 to 6 stories (see 
building Heights map, Fig. X) with taller buildings closer to Little River Turnpike.  
 
 
Subunit B-2 
Subunit B-2 is approximately 4 acres and is bounded by Little River Turnpike to the north, 
Beauregard Street to the east, and the Morningside Apartments property line to the south and west. 
This subunit solely consists of the Beauregard Square Office Park. At the  baseline, the subunit is 
planned for and developed with office use up to 0.40 FAR.  
 
As part of the Opportunity Area, Subunit B-2 includes an option for mixed-use development 
comprised of multifamily residential use up to 82,000 square feet and limited ground floor retail 
up to 5,000 square feet Adaptive re-use of the existing structures is also encouraged.  
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Subunit B-3 
Subunit B-3 is approximately 32.3 acres and is developed as  the Morningside Towers Apartment 
Community. At the baseline, the subunit is planned for and developed with multifamily residential 
use up to 16-20 dwelling units per acre. 
 
Subunit B-3 is characterized as a Transitional Area. Redevelopment of this subunit would require 
a separate study process. Future considerations should follow the Guiding Planning Principles and 
General Land Use Recommendations for the Lincolnia CBC. 
 
Land Unit C 
Land Unit C is approximately 20.4 acres and is bounded by Little River Turnpike to the north, 
Cherokee Ave. to the west, Evangeline Lane to the south, and Lincoln Avenue to the east. The 
area is characterized by low intensity office uses to the west, with multi-family and single-family 
attached residential uses to the east. Prominent features include the Crystal Woods Apartments 
and a portion of the Turkeycock Run Stream Valley and associated Environmental Quality 
Corridor. The parcels located in the southwest quadrant of the intersection of Little River Turnpike 
and Lincoln Avenue are planned for and developed with residential development at 2-3 dwelling 
units per acre. The Virginia Village Apartments subdivision is planned for 16-20 dwelling units 
per acre. The Brookside Office Park is planned for office and Public Parks uses. 
 
As a Transitional area, redevelopment of this subunit could be considered in the future through a 
separate study process. Future considerations should follow the Guiding Planning Principles and 
General Land Use Recommendations for the Lincolnia CBC. 
 
 
 
Land Unit D 
Land Unit D is approximately 57.5 acres and is bounded by Rte. 236 Little River Turnpike to the 
south, Lincolnia Road, Chambliss Street, and N. Beauregard Street to the north and east, and 
Turkeycock Run Stream Valley to the west. The area is primarily characterized by townhouse and 
multifamily residential uses. Community-serving retail uses are located to the southeast along the 
intersection of N. Beauregard St. and Rte. 236 Little River Turnpike. Predominant features include 
the Arbor Park residential community to the west and the Lincolnia Senior Center to the east. 
 
Subunit D-1 
Subunit D-1 is located along Lincolnia Road, Chambliss Street, and N. Beauregard Street. It 
primarily consists of townhouse residential uses, including the Charleston Square Community and 
the Stonegate Community. The Lincolnia Senior Center [ Parcel 72-2 ((1)) 43 ] is planned for 
institutional uses. and provides community programs and services and should continue to be used 
for public facilities such as school, local community and recreational uses.  The Lincolnian is a 
small assisted living facility also located on the Lincolnia Senior Center property.  The Charleston 
Square townhouses [Subdivision 72-2 ((13)) ] are planned and developed for residential uses at 5-
8 dwelling units per acre. The Stonegate townhouses [Subdivision 72-2((16)) ] are planned and 
developed for 12-16 dwelling units per acre. This subunit is characterized as an Area of Minimum 
Change and encourages retention of the existing uses.  
 
Since access to Beauregard Street may become more limited with the future road improvements, 
additional inter-parcel access should be encouraged to the west or south, to supplement the 
approved inter-parcel access through the Lincolnia Senior Center property.  
 
Subunit D-2 
Subunit D-2 is located north of Little River Turnpike and west of N. Beauregard Street, adjacent 
the intersection. The subunit is primarily characterized by community serving, highway-oriented 
retail services, however limited office space exists within the Beauregard Office Condominiums. 
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As a baseline, this area is generally planned for and developed with retail and other commercial 
uses up to a .20 FAR 
 
As part of the Opportunity Area, Subunit D-2 could be considered for redevelopment if significant 
parcel consolidation is achieved. As an option, a limited amount of residential use could be 
considered up to a maximum of 50,000 sf with satisfactory impact mitigation . Building heights 
should not exceed 5 stories and should taper down in height toward the Stonegate Community.  
 
Subunit D-3 
Subunit D-3 consists of the Arbor Park community. The community has a single access point on 
to Little River Turnpike. At the baseline, the subunit is planned for and developed with multifamily 
and single-family attached residential uses between 12-16 dwelling units per acre closest to Little 
River Turnpike and 16-20 dwelling units per acre for the remainder of the property. As a 
Transitional Area, redevelopment of this subunit would require a separate study process. Future 
considerations should follow the Guiding Planning Principles and General Land Use 
Recommendations for the Lincolnia CBC. Is it transitional?  
 


